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MANAGEMENT SUMMARY 

The purpose of the Historic Town Center Master Plan (HTCMP) Repeal, General Plan Amendment, and 
Ordinance Change Project (Project) is to eliminate inconsistencies between the HTCMP and the City of 
San Juan Capistrano’s (City’s) General Plan and to clarify setbacks, building heights, and allowable Floor 
Area Ratio (FAR) under particular conditions within the downtown area. This will be achieved through 
the repeal of the HTCMP, a General Plan Amendment, and changes to the Form Based Code that was 
adopted in conjunction with the HTCMP. The 2012 Historic Town Center Form Based Ordinance (FBC) 
limits buildings in the HTCMP area to two stories with a maximum height of 35 feet. While there is a 
specific exception that allows hotel uses to have three stories, there is no specific height limit called out 
for three-story buildings. This has created uncertainty as to whether three-story buildings must adhere to 
the 35-foot height limit called out for two-story buildings. The proposed Project would amend the FBC to 
clarity that two-story buildings may be up to 35 feet in height and hotel buildings in the Town Center 
(TC) and Town Center Edge (TCE) area may be three stories and up to 45 feet in height. Chambers 
Group, Inc. (Chambers Group) has contracted PaleoWest Archaeology (PaleoWest) to provide a 
preliminary potential visual impacts assessment of the potential impact that newly constructed 45-foot tall 
buildings within the TC and TCE area may have on historic resources located within the TC and TCE 
area. 

This report summarizes the methods and results of the historic resources preliminary potential visual 
impacts investigation. This investigation included conducting a records search at the South Central 
Coastal Information Center (SCCIC) to identify all previously recorded historic-built environment 
resources located within the HTC area, and a field survey of the TC and TCE are to achieve a better 
understanding of the general viewsheds of the TC and TCE area. 

Based on a review of previously records historic-period built environment resources and observations 
made during the April 23, 2019 field visit, PaleoWest finds that buildings that are constructed 45-feet or 
higher will likely result in some level of visual impact on historic resources within the TC and TCE area. 
Buildings 45-feet tall or higher are inconsistent in massing to the TC and TCE area and may 
fundamentally affect the integrity of setting for National Register of Historic Places (NRHP) and 
California Register of Historic Resources (CRHR) eligible/listed properties and well as properties listed 
on the Local Register. Please note that this study is preliminary in nature. The potential impact of any new 
construction on historic resources and the appropriate mitigation measures must be assessed individually 
on a project by project basis.
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1.0 INTRODUCTION 

The purpose of the Historic Town Center Master Plan (HTCMP) Repeal, General Plan Amendment, and 
Ordinance Change Project (Project) is to eliminate inconsistencies between the HTCMP and the City of 
San Juan Capistrano’s (City’s) General Plan and to clarify setbacks, building heights, and allowable Floor 
Area Ratio (FAR) under particular conditions within the downtown area. This will be achieved through 
the repeal of the HTCMP, a General Plan Amendment, and changes to the Form Based Code that was 
adopted in conjunction with the HTCMP.  

1.1 PROJECT LOCATIONN AND DESCRIPTON 
The proposed Project is located within the City of San Juan Capistrano and consists of the Town Center 
(TC) and Town Center Edge (TCE) area (see Figures 1-1 and 1-2). The City encompasses approximately 
14 square miles of land within southern Orange County. Cities bordering San Juan Capistrano include 
Mission Viejo to the north, Laguna Niguel to the north and west, and Dana Point and San Clemente to the 
south. The City is bordered by unincorporated County of Orange land to the east.  Regional access to the 
Project area is provided via the San Diego (I-5) Freeway, a major highway that connects Los Angeles, 
Orange, and San Diego counties, Ortega Highway (SR-74) that connects to eastern Riverside County, and 
by Amtrak and Metrolink passenger rail service to San Diego, Los Angeles, and points north. 

The Project area consists of the approximately 150 acres that comprise the TC and TCE area of downtown 
San Juan Capistrano. The site is generally bounded by Acjachema Street to the north, the San Diego (I-5) 
Freeway to the east, Avenue La Paloma and existing retail to the south, and Paseo Adelanto to the west (see 
Figure 2, Project Location Map). Local access to the Project area is provided via Ortega Highway (SR-74), 
Del Obispo Street, and Camino Capistrano.  

The 2012 Historic Town Center Form Based Ordinance (FBC) limits buildings in the HTCMP area to two 
stories with a maximum height of 35 feet. While there is a specific exception that allows hotel uses to 
have three stories, there is no specific height limit called out for three-story buildings. This has created 
uncertainty as to whether three-story buildings must adhere to the 35-foot height limit called out for two-
story buildings. The proposed Project would amend the FBC to clarity that two-story buildings may be up 
to 25 feet in height and hotel buildings in the TC and TCE area may be up to 35 feet in height. Chambers 
Group, Inc. (Chambers Group) has contracted PaleoWest Archaeology (PaleoWest) to provide a 
preliminary potential visual impacts assessment of the potential visual impact that newly constructed 45-
foot tall buildings within the TC and TCE area may have on historic built environment resources located 
within the TC and TCE area. 

This report documents the results of the preliminary potential visual impacts assessment investigation 
conducted for the proposed Project. Chapter 1 has introduced the Project location and description. 
Chapter 2 states the regulatory context that should be considered for the Project. Chapter 3 synthesizes the 
historical context of the Project area and surrounding region. The results of the cultural resource literature 
and records search conducted at the South Central Coastal Information Center (SCCIC) is presented in 
Chapter 4. The field methods employed during this investigation and findings are outlined in Chapter 5 
with conclusions provided in Chapter 6. This is followed by bibliographic references. The results of the 
SCCIC records search are included in confidential Appendix A. 
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2.0 REGULATORY CONTEXT 

2.1 SECTION 106 OF THE NATIONAL HISTORIC 
PRESERVATION ACT 

Were federal funds to be used to execute the proposed improvement, the project would be a federally 
licensed “undertaking” per 36 CFR 800.2(o) and subject to compliance with Section 106 of the National 
Historic Preservation Act of 1966, as amended (Section 106). Under this regulation, federal agencies are 
required to identify cultural resources that may be affected by their project actions, assess the significance 
of these resources and their eligibility for inclusion on the National Register of Historic Places (NRHP) as 
per 16 USC 470w(5), and consult with the Advisory Council on Historic Preservation regarding project 
effects on significant resources. Eligibility is based on criteria defined by the Department of the Interior. 
Generally, districts, archaeological sites, buildings, structures, and objects that possess integrity are 
potentially eligible for inclusion in the NRHP under the following criteria: 
 

a) That are associated with events that have made a significant contribution to the broad patterns of 
our history 

b) That are associated with the lives of persons significant in our past 
c) That embody the distinctive characteristics of a type, period, or method of construction, or that 

represent the work of a master, or that possess high artistic values, or that represent a significant 
and distinguishable entity whose components may lack individual distinction 

d) That have yielded, or may be likely to yield, information important in prehistory or history [36 
CFR 60.4] 

 
If a cultural resource is determined to be an eligible historic property under 36 CFR 60.4, then Section 
106 requires that the effects of the proposed undertaking be assessed and considered in planning the 
undertaking, this includes potential visual impacts to previously recorded historic resource in the 
surrounding area. 
 
To be listed in the NRHP, a property must not only be shown to be significant under the NRHP 
criteria, but it also must have integrity. Integrity is the ability of a property to convey its 
significance. The seven aspects of integrity are location, design, setting, materials, workmanship, 
feeling, and association. For a property to be eligible, it must retain some, if not most, of the aspects. 

2.2 CALIFORNIA ENVIRONMENTAL QUALITY ACT 
Compliance with the California Environmental Quality Act (CEQA) statutes and guidelines requires both 
public and private projects with financing or approval from a public agency to assess the project’s impact 
on cultural resources (Public Resources Code Section 21082, 21083.2 and 21084 and California Code of 
Regulations 10564.5). The first step in the process is to identify cultural resources that may be impacted 
by the project and then determine whether the resources are “historically significant” resources. 

CEQA defines historically significant resources as “resources listed or eligible for listing in the California 
Register of Historical Resources (CRHR)” (Public Resources Code Section 5024.1). A cultural resource 
may be considered historically significant if the resource is 45 years old or older, possesses integrity of 
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location, design, setting, materials, workmanship, feeling, and association, and meets any of the following 
criteria for listing on the CRHR: 

1. Is associated with events that have made a significant contribution to the broad patterns of 
California’s history and cultural heritage; 

2. Is associated with the lives of persons important in our past; 

3. Embodies the distinctive characteristics of a type, period, region, or method of construction, or 
represents the work of an important creative individual, or possesses high artistic values; or,  

4. Has yielded, or may be likely to yield, information important in prehistory or history (Public 
Resources Code Section 5024.1). 

 
The CRHR recognizes a property's historic integrity through seven aspects or qualities. These include 
location, design, setting, materials, workmanship, feeling, and association. For a property to be eligible, it 
must retain some, if not most, of the aspects. 
 
Cultural resources are buildings, sites, humanly modified landscapes, traditional cultural properties, 
structures, or objects that may have historical, architectural, cultural, or scientific importance. CEQA 
states that if a project will have a significant impact on important cultural resources, deemed “historically 
significant,” then project alternatives and mitigation measures must be considered. Additionally, any 
proposed project that may affect historically significant cultural resources must be submitted to the State 
Historic Preservation Officer (SHPO) for review and comment prior to project approval by the 
responsible agency and prior to construction. 
 

2.3 CITY OF SAN JUAN CAPISTRANO HISTORIC AND 
CULTURAL LANDMARKS 

The City of San Juan Capistrano maintains an Inventory of Historic and Cultural Landmarks (Local 
Register) which consists of a list of structures and sites within the City that have been deemed historically 
and/or culturally significant at a local level, due to their architectural style and condition; association with 
historic persons; and/or association with historic events. Potential eligibility of a property for inclusion on 
the Local Register is considered based on the following three criteria: 

1. A historic building, object or site is one which has been found to have significance to the 
community as a whole and has been officially designated on the Inventory of Historic and 
Cultural Landmarks by resolution of the City Council as being worthy of public interest and 
protection.  

 
2. A historic district is a collection of buildings or sites which, although perhaps not all qualifying 

individually, as a group they have been found to have significance to the community as a whole 
and have also been officially designated on the Inventory of Historic and Cultural Landmarks by 
resolution of the City Council as being worthy of public interest and protection.  

 
3. A building or site of distinction is one which is unique and of interest to the community as a 

whole and may be potentially historic. Due to perhaps age or alteration, some may not qualify for 
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more formal designation and protection. Others may qualify for more formal designation and 
protection when the owner desires to have the building or site considered for designation. 
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3.0 HISTORICAL OVERVIEW 

The following brief historical overview was largely excerpted from the City of San Juan Capistrano General 
Plan (City of San Juan Capistrano 2002). 

The San Juan Capistrano region was home to the Acagchermen, or Juaneno, people for centuries prior to 
the arrival of the Spanish in 1776. In 1776 Franciscan missionaries led by Junipero Serra established 
Mission San Juan Capistrano in the Capistrano Valley. The mission prospered and exerted increasing 
control over the local Native American population over time. After Mexico won its independence from 
Spain in 1821, mission lands were absorbed by the new government through the Secularization Act of 
1833. Mission lands were sold or awarded to Mexican citizens and later American investors. By 1841 the 
community of San Juan Capistrano was declared a pueblo instead of a religious parish and shortly after 
the mission lands were sold to John Forster (City of San Juan Capistrano 2002). 

After the end of the Mexican-American War in 1848 California became a territory of the United States 
and was granted statehood in 1850. In 1860 the United States government returned the San Juan 
Capistrano mission lands to the Catholic church. The community of San Juan Capistrano grew slowly, but 
the arrival of the railroad in 1881 opened the community to significant growth and change. In the early 
1900s, San Juan Capistrano and its mission began to become a tourist destination. The mission itself, 
which had been in decline for years, began to recover under the leadership of Father John O’Sullivan in 
1910. The community of San Juan Capistrano incorporated as a general law city on April 19, 1961 (City 
of San Juan Capistrano 2002). 
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4.0 RESEARCH METHODS 

A records search was conducted at the SCCIC at California State University, Fullerton on April 2, 2019. 
This inventory effort included the Project area and a 0.25-mile radius around the Project area, collectively 
termed the Project study area. The objective of this records search was to identify historic-period built 
environment resources that have been previously recorded within the study area during prior cultural 
resource investigations. 

4.1 NRHP AND CRHR ELIGIBLE/LISTED HISTORIC BUILT 
ENVIRONMENT RESOURCES 

The SCCIC search included a review of all recorded historic-period built environment resources on file 
for the specified area. The results from the information center indicated that 40 historic-period built 
environment resources were previously identified within the 0.25-mile search radius. Of the 40 previously 
identified historic-period built environment resources, the SCCIC indicated that 34 are located within the 
TC and TCE. Of the 34 identified within the TC and TCE, 15 are eligible for/listed on the NRHP. No 
resources identified were eligible only for the CRHR. Additional research indicates that one additional 
NRHP eligible/listed property is located within the TC and TCE that was not identified in the records 
search (Manuel Garcia Adobe/ 31861 Camino Capistrano).  Please see Table 4-1 and Figure 4-1 below 
for further information regarding these historic-period built environment resources. 

  Table 4-1 
NRHP Eligible/Listed Historic Built Environment Resources within the TC and TCE 

 
Map 
Reference 
No. 

Primary 
No. 

Name/Address 
NRHP 
Eligibility 

 
1 

P-30-
160088 

Mission San Juan Capistrano/ 26801 Ortega Highway and 
31522 Camino Capistrano 

NRHP 
Listed 

 
2 

P-30-
160106 

Montenez Adobe/ 31745 Los Rios Street 
NRHP 
Listed 

 
3 

P-30-
160107 

Rios Adobe/ 3178 Los Rios Street 
NRHP 
Eligible 

 
4 

P-30-
160120 

Santa Fe Depot/ 26701 Verdugo Street 
NRHP 
Eligible 

 
5 

P-30-
160122 

River Street 
NRHP 
Legible 

 
6 

P-30-
160123 

Los Rios Street Historic District 
NRHP 
Listed 

 
7 

P-30-
160127 

Domingo Yorba Adobe/ 31871 Camino Capistrano 
NRHP 
Listed 

 
8 

P-30-
160128 

Blas Aguilar Adobe (Casa de Esperanza)/ 31806 El Camino 
Real 

NRHP 
Listed 
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9 

P-30-
160130 

Judge Richard Egan Residence/ 31829 Camino Capistrano 
NRHP 
Listed 

 
10 

P-30-
161915 

Essinger Building/ 31866 Camino Capistrano 
NRHP 
Listed 

 
11 

P-30-
176615 

Hot Springs Road, Ortega Highway 
NRHP 
Listed 

 
12 

P-30-
177075 

Stroschein House/ 31682 El Camino Real 
NRHP 
Listed 

 
13 

P-30-
177432 

El Peaon Complex/Ferris Kelly Buildings/ 26822, 26832, 26842 
Ortega Highway; 31752, 31754, 31762 Camino Capistrano 

NRHP 
Eligible 

 
14 

P-30-
177441 

Los Rios St 
NRHP 
Listed 

 
15 

P-30-
177442 

Nick's Café, Mexico Lindo, Vaquero West 
NRHP 
Eligible 

 
16 - Manuel Garcia Adobe/ 31861 Camino Capistrano 

NRHP 
Listed 
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4.2 INVENTORY OF HISTORIC AND CULTURAL 
LANDMARKS LISTED RESOURCES 

As of October 2018, which represents the most recent listing of historic and cultural landmarks available 
at the time of this report, the Local register includes 40 individual properties, 6 historic districts, and 4 
historic streets. Of these resources listed on the Local Register 28 are located within the TC and TCE. 
Please see the Table 4-2 and Figure 4-2 below for further information regarding these historic-period built 
environment resources. 

 

 Table 4-2 
Local Register Listed Historic Built Environment Resources within the TC and TCE* 

Local Register 
No. 

Name and Address 

P1 Mission San Juan Capistrano/ 26801 Ortega Highway and 31522 Camino Capistrano 

P2 Rios Adobe/ 3178 Los Rios Street 

P3 Montenez Adobe/ 31745 Los Rios Street 

P4 Silvas Adobe/ 31861 Los Rios Street 

P8 Blas Aguilar Adobe (Casa de Esperanza)/ 31806 El Camino Real 

P9 Manuel Garcia Adobe/ 31861 Camino Capistrano 

P10 Burruel Adobe Ruins/ El Camino Real and Firster Street 

P11 Domingo Yorba Adobe/ 31871 Camino Capistrano 

P12 Juan Avila Adobe/ 31831 Camino Capistrano 

P13 El Adobe Restaurant/Juzgado/Jose Antonio Yorba Adobe/ 31891 Camino Capistrano 

P14 Santa Fe Depot/ 26701 Verdugo Street 

P15 Judge Richard Egan Residence/ 31829 Camino Capistrano 

P16 Buddy Forster Residence/ 31721 Los Rios Street 
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*P# indicates property, D# indicates district, S# indicates street 

 

 

 

 

 

 

P17 Frank A. Forster Mansion/ 27182 Ortega Highway 

P18 The Jose Dolores Garcia/Albert Pryor House/ 31831 Los Rios Street 

P26 English/Hardy House/ 26652 Ramos Street 

P28 Community Christian Church/ 31612 El Camino Real 

P30 Stroschein House/ 31682 El Camino Real 

P31 Essinger Building/ 31866 Camino Capistrano 

P32 
El Peaon Complex/Ferris Kelly Buildings/ 26822, 26832, 26842 Ortega Highway; 31752, 
31754, 31762 Camino Capistrano 

P39 Arley Leck House/ 31865 Los Rios Street 

D3 River Street (located in Los Rios Historic District 

D5 Los Rios Historic District 

D6 Little Hollywood/ 31362 and 31342 Ramos Street; 26604 Mission Street 

S1 Los Rios Street (from Del Obispo Street to Mission Street) 

S2 El Camino Real (from Ortega Highway to Del Obispo Street) 

S3 Camino Capistrano (from Ortega Highway to Del Obispo Street) 

S4 Spring Street (from El Camino Real to east terminus at I-5) 
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5.0 FIELD INVESTIGATION 

5.1 FIELD METHODS 
A pedestrian survey of the TC and TCE was conducted by PaleoWest on April 23, 2019. During the field 
survey, various viewshed within the TC and TCE were observed and photo documented to achieve a 
better understanding of the general viewsheds within the TC and TCE area. Some representative photos 
have been included below. 

 

Figure 5-1 View of buildings located on Camino Capistrano, facing south from Mission San Juan Capistrano 
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Figure 5-2 View of buildings located on Camino Capistrano, facing north from Forster Street 

 

Figure 5-3 View towards Mission San Juan Capistrano, facing west from Ortega Highway and Del Obispo Street 
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Figure 5-4 View of Los Rios Historic District facing north 
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6.0 CONCLUSIONS AND MANAGEMENT 
RECOMMENDATIONS 

6.1 CONCLUSIONS 
Based on a review of previously recorded historic built environment resources and observations made 
during the April 23, 2019 field visit, PaleoWest finds that buildings that are constructed 45-feet or higher 
will likely result in some level of potentially significant and unavoidable visual impact on historic built 
environment resources within the TC and TCE area. The NRHP recognizes a property's historic integrity 
through seven aspects or qualities These include location, design, setting, materials, workmanship, 
feeling, and association. For a property to be eligible, it must retain some, if not most, of the aspects. 
Buildings 45-feet tall or higher are inconsistent in massing to the TC and TCE area and may 
fundamentally affect the integrity of setting and feeling for NRHP eligible/listed historic built 
environment resources and well as properties listed on the Local Register. Please note that this study is 
preliminary in nature. The potential impact that any new construction may have on historic resources and 
the appropriate mitigation measures must be assessed individually on a project by project basis. 
Considerations such as the proximity of the proposed project to historic resources and the design of the 
project must be taken into consideration in order to accurately assess the project’s impact on historic 
resources. 
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6.2 POTENTIAL MANAGEMENT RECOMMENDATIONS 
As noted above, this study is preliminary in nature and is not intended to serve as a definitive guide to 
assessing the visual impacts of new construction or mitigating potential impacts. Mitigation measures 
should be developed on a case-by-case basis in consultation with the lead agency and take into 
consideration the specific potential impacts that a project may have on the historic resources that the 
project may affect. A mitigation measure established for a specific project, when applied to a different 
project, may not mitigate the potential impacts in both cases. Potential mitigation measures for impacts on 
historic resources may include, but are not limited to, the following: 

Prior to the approval of discretionary entitlements and associated CEQA review for future site-specific 
development associated with the Project area that either 1) impacts an historic structure or 2) is located 
adjacent to an historic structure, the project applicant shall complete, or cause to be completed the 
following: 

a. Prepare a historic resources evaluation to provide an updated historic integrity 
evaluation of the historic site pursuant to the requirements of the CEQA Guidelines, the 
National Register of Historic Places criteria and the Secretary of the Interior’s 
Guidelines for Architectural and Engineering Documentation (often referred to as 
“HABS documentation”). In the event the evaluation concludes the site retains its 
historic integrity, the requirements governing the significance of impacts and 
mitigation of impacts to historical resources set forth in CEQA Guidelines Sections 
15064.5 (b) and 15126.4(b) shall be addressed in the CEQA document prepared for the 
project. In the event the evaluation concludes the site does not retain its integrity, then 
the City shall submit the report to the California Office of Historic Preservation for a 
concurrence determination pursuant to National Register of Historic Places procedures. 
 

b. For buildings or improvements proposed adjacent to an historic structure listed in the 
National Register of Historic Places, site-specific development plans shall be evaluated 
to determine if the design of the proposed structures is compatible with the adjacent 
historic resource in accordance with the Secretary of the Interior’s Standards and 
CEQA Guidelines Section 15064.5(b) and 15126.4(b). Stringent design guidelines shall 
be required for projects located adjacent to historic buildings taking into account the 
potential for indirect and visual impacts. Mitigation measures must be recommended 
and incorporated into future site specific projects to reduce indirect visual impacts as 
part of the discretionary entitlement and CEQA review process. Specific measures may 
include but are not limited to re-orienting or adjusting the location of proposed 
buildings or improvements; incorporating features and elements consistent with 
architectural design guidelines; reducing the height and/or massing of the proposed 
structures or buildings; increased setbacks and screening of the structure with native 
trees.  
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